
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

This is a combined staff report for related items.  This report contains a single background and analysis section
for all items.  However, there are separate conditions provided for each individual application.

P.A.S.: Hub Hall Heights DATE: January 22, 2003
Annexation #02010 
Change of Zone #3390
Special Permit for Community Unit Plan #1995
Preliminary Plat #02025

SCHEDULED PLANNING COMMISSION MEETING: DATE: February 5, 2003

PROPOSAL: To annex 142 acres, change the zone from AG, Agricultural to R-3,
Residential, preliminary plat 356 lots and 5 outlots and obtain a special
permit for a community unit plan for 869 dwelling units at NW 48th Street
and W Holdrege Avenue.

WAIVER REQUEST: An exception to §26.23.130 to exceed block lengths 
An exception to §26.23.140(e) to allow double frontage lots

LAND AREA: Annexation, Change of Zone, Preliminary Plat: 142 acres  
Special Permit for CUP 129 acres

CONCLUSION: With conditions the change of zone, preliminary plat, and special permit
are in conformance with the Comprehensive Plan.  The developer is
required to contribute toward the paving of and the cost of the water
main in NW 48th Street as part of the annexation.

RECOMMENDATION:  Change of Zone Approval
Preliminary Plat, Special Permit, Annexation Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: 

Annexation, Change of Zone & Preliminary Plat: Lots 14 and 32 Irregular Tracts, located in
Section18 T10N R6E.

Special Permit:  Lot 14 and a portion of Lot 32 I.T., located in Section18 T10N R6E and
more particularly described in the attached legal description.
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LOCATION: Generally located northeast of NW 48th and W. Holdrege Streets

APPLICANT: Hubert H. Hall
2320 S. 48th Street
Lincoln, NE 68506
(402)483-2551

OWNER: Charles Gary Gately Hub Hall
Charles Gary Gately Trust and contract interest in: 2320 S. 48th Street
Highway 15, Inc., a Nebraska Corporation Lincoln, NE 68506

(402)483-2551

CONTACT: Lyle L. Loth Brian D. Carstens
Engineering Surveying and Planning Brian D. Carstens and Associates
601 Old Cheney Road, Suite A 601 Old Cheney Road, Suite C
Lincoln, NE 68512 Lincoln, NE 68512
(402)421-2500 (402)434-2424

EXISTING ZONING: AG, Agricultural.

EXISTING LAND USE:  Undeveloped.

SURROUNDING LAND USE AND ZONING:  

North: Undeveloped, residential R-3, Residential
South: Undeveloped AG, Agricultural
East: Undeveloped AG
West: Undeveloped, residential R-3, AG

COMPREHENSIVE PLAN SPECIFICATIONS: The Comprehensive Plan shows this area
as Urban Residential (page F-25).

The area is identified as Tier 1, priority A (F-31).  Development can occur within the next 25
years and is designated for near term development (F-29).

The Comprehensive Plan encourages efforts to preserve small stream corridors in future
developments (F-59). 

Guiding Principles for New Neighborhoods encourages:
1. Encourage a mix of housing types, single family, townhomes, apartments, elderly housing all

within one area;
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2. Similar housing types face each other: single family faces single family, change to different
use at rear of lot;

3. Parks and open space within walking distance of all residences;
4. Multi-family and elderly housing nearest to commercial area;
5. Pedestrian orientation; shorter block lengths, sidewalks on both sides of all roads;
6. Public uses (elementary schools, churches) as centers of neighborhood – shared facilities

(city parks & school sites). (F-67)

HISTORY:  

Date when preliminary plat was submitted: November 6, 2002
Date when Planning Director’s letter was sent: December 10, 2002
Date when revised preliminary plat was submitted: January 6, 2003
Met with applicant regarding grading and drainage issues: January 22, 2003

The zone was A-A, Rural and Public Use District until the zone was changed to AG,
Agricultural during the 1979 zoning update. 

UTILITIES:  Utilities are adjacent to this site in NW 48th Street.  Extension is required as part
of the annexation agreement.  A 24" water main is proposed in W. Holdrege Street and a 16"
water main is proposed in NW 48th Street.  The developer is required to pay half the cost of
a 6" water main in both streets.  All other water mains are of standard sizing.  Standard 8"
sanitary sewer mains are shown throughout the development.  The developer proposes either
a force main or pumping station in the south east corner of the plat.  The Public Works &
Utilities Department is not satisfied with the proposed lift station.

TOPOGRAPHY:  Rolling, with several wooded drainage ditches throughout.  

TRAFFIC ANALYSIS:   NW 48th Street is currently a paved two-lane rural roadway.  The
Comprehensive Plan classifies NW 48th Street as a Principal Arterial.  The developer is
required to pay half the cost of a three lane suburban cross section.

West Holdrege Street is unpaved and unclassified, however, the Comprehensive Plan shows
120' of right-of-way for that portion from NW 48th Street east approximately one  quarter mile
to about NW 45th Street (F-113).  East from that point only 80' of right-of-way is indicated for
W. Holdrege Street.  The developer is currently showing the dedication of 60' for the entire
portion of W. Holdrege.  This is not required.  Only 40' of right-of-way must be dedicated east
of NW 45th Street.  Local streets are entirely the responsibility of the developer, who may delay
the construction of W. Holdrege with a phasing plan approved by the Planning and Public
Works & Utilities Departments.
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PUBLIC SERVICE:  The nearest fire station #11 in Arnold Heights
The nearest public school is Arnold Elementary School
The nearest public library is the Arnold Heights Library

REGIONAL ISSUES:  This area is within the Airport Environs Turning Zone.  An
Avigation and Noise Easement and Covenant Agreement is
required.

ANALYSIS:

1. Public Works & Utilities Department had the following comments:

a. The existing culvert in N.W. 48th Street needs to be shown as per the January
22, 2003 meeting with the engineer.

b. The sanitary sewer needs to be revised in the northeast corner of the plat.  It is
currently located under the dam of a proposed detention facility.  This is
unacceptable.

c. Sanitary sewer has not been extended to the property lines at drainage basin
entry points into the development as per the Planning Director’s letter dated
December 10, 2002.

d. The proposed alternate to serve the proposed multi-family area with a lift station
is unsatisfactory.  The multi-family lot cannot be developed until a sewer outlet
is available from the east.

e. The grading in N.W. 41st Court, West Faesy Street, and N.W. 47th Street
needs to be revised as per the meeting January 22, 2003.  Due to the large
grade changes front to back across several areas on this plat Public Works
recommends that the grading plan and /or lot layout be revised to provide more
desirable lots for building.

f. Public Works does not approve any drive way location for Lot 30 Block 12
(multi-family area) onto W. Holdrege Street until a final site plan and use for the
lot is approved.

g. The sanitary sewer in NW 47th Street is shown to be 15' deep at the north
property line.  The sewer will run opposite street grades in NW 47th Street until
the first east-west street (W. Thatcher Lane) in the Ashley Heights 1st Addition
to the north.  This will force the sewer to be deeper than 15'.  No waivers of
design standards for sewer depth have been approved for the Ashley Heights
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1st development.  The sewer in this plat must be designed to accommodate the
sewer depth at the property line.  

h. The annexation agreement for this plat requires the developer pay for the
equivalent of ½ the cost of a 6" water main in NW 48th Street.  The developer
is required to contribute ½ the cost of a 3-lane suburban cross-section street
toward the future urban street paving of NW 48th Street.

2. W. Faesy Place, W. Emily and W. Louse Lanes, W. Megan Court, and W. Jewel Street
must be renamed because of existing street names that are similar or the same.

3. §26.23 requires pedestrian access to be provided in blocks that exceed 1000'.  Block
4 exceeds this standard and no waiver was requested or advertised.  The applicant
must show a pedestrian access in this block.  

4. The pedestrian easement is shown in Block 12 is proposed in an area with a
significant grade change from the front of the lot to the rear.  A more level location must
be found to accommodate ADA grade requirements for this pedestrian sidewalk.

5. As noted by the Public Works & Utilities Department the general design of the lots in
relation to the grading plan is poor.  Several lots have a 20' grade difference from front
to back.  The Comprehensive Plan considers general desirability of lots.  In this case,
many lots are not desirable and the grading plan must be revised to eliminate steep
grade differences. 

6. There are several block lengths that do not meet design standards.  W. Faesy Place
can be extended northeast to NW 44th Street to help alleviate this problem.  The
engineer agreed to this at the January 22, 2003 meeting with Planning Department
staff.

7. The request to waive block lengths is to preserve existing drainage areas which is
consistent with the Comprehensive Plans efforts to preserve natural areas.

8. The request to waive double frontage lots is acceptable.  The developer is required to
provide screening between the rear of lots and the street.

9. Only 40' of right-of-way is required to be dedicated east of NW 45th Street and should
be revised to reflect this standard.  

10. The developer is required to pave all locale streets within and abutting this plat.  W.
Holdrege and NW 40th Streets must be paved with curb and gutter.  The developer can
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delay the construction of these streets by submitting a phasing plan that is found
acceptable to the Planning and Public Works & Utilities Departments.

ANNEXATION:

1. After the subdivider completes the following instructions and submits the documents
and plans to the Planning Department office, the annexation will be scheduled on the
City Council's agenda: 

1.1 Sign an annexation agreement.

PRELIMINARY PLAT CONDITIONS:

Site Specific:

1. After the subdivider completes the following instructions and submits the documents
and plans and 6 copies to the Planning Department office, the preliminary plat will be
scheduled on the City Council's agenda:  (NOTE:  These documents and plans are
required by ordinance or design standards.)

1.1 Revise the preliminary plat to show:

1.1.1 The culvert in N.W. 48th Street to the satisfaction of the Public Works &
Utilities Department. 

1.1.2 The sanitary sewer in the northeast corner of the plat to the satisfaction
of the Public Works & Utilities Department.

1.1.3 Sanitary sewer extended to the property lines at drainage basin entry
points to the satisfaction of the Public Works & Utilities Department.

1.1.4 An alternate location for the pedestrian easement in Block 12 leading
to the multifamily area.

1.1.5 Sanitary sewer to serve the multifamily area to the satisfaction of the
Public Works & Utilities Department. 

1.1.6 Grading in NW 41st Court, W. Faesy and NW 47th Streets to the
satisfaction of the Public Works & Utilities Department. 



Hub Hall Heights Page 7
ANN #02010, CZ #3390, SP-CUP #1995, PP #02025

1.1.7 A note on the plan indicating that a driveway for Lot 30, Block 12 (multi-
family area) onto W. Holdrege Street will not be approved until a final
site plan is approved.

1.1.8 Sanitary sewer in NW 47th Street to meet design standards to the
satisfaction of the Public Works & Utilities Department. 

1.1.9 W. Faesy Place extended north to N 44th Street.

1.1.10 Street names to the satisfaction of the Planning Department.

1.1.11 Provide pedestrian access in Block 4 as required by Title 26.

1.1.12 A note on the plan indicating this area is within the airport
environs district, construction must be meet standards as set
forth in §27.58 and §27.59 and a Avigation and Noise Easement
Agreement must be signed.

1.1.13 Noise contours for the Airport Environs LDN per §27.58.080.

1.1.14 Revised CUP/Land Use Table so the church lot is not shown as
a dwelling unit.

1.1.15 Revised waivers table to include the waiver to double frontage
lots and waiver to block length in Block 4. 

1.1.16 Pedestrian way easements over outlots.  A general note on the
site plan may indicate that final placement of the easement may
be determined at time of construction of the pedestrian walks
and filed directly with the Register of Deeds.

1.1.17 Removed language in Note #18 that implies a waiver to the
height of the multi-family buildings.  

1.1.18 Removed Note #5 because W. Holdrege is a local street.

1.1.19 Brian D. Carstens and Associates as engineer or petitioner on
the plat.

1.1.20 Pedestrian easements highlighted on the site plan.
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1.1.21 Pedestrian easement in Block 12 with a 5' easement instead of
a 25' easement.

1.1.22 Add to Note #4 that a private drive to the church lot is to be
determined at the time of building permit.

1.1.23 Landscaping per design standards for multifamily dwellings and
lots backing onto public streets.

1.1.24 Right-of-way dedication for W. Holdrege Street to the satisfaction
of the Public Works & Utilities and Planning Departments.

1.1.25 NW 48th Street grading to full build-out per subdivision
standards. 

1.2 Sign an Avigation and Noise Easement Agreement to the satisfaction of the
Lincoln Airport Authority.

1.3 Submit a phasing plan to the satisfaction of the Planning and Public Works &
Utilities Departments.  

2. The City Council approves associated request:

2.1 Annexation #02010

2.2 Change of Zone #3390

2.3 Special Permit #1995

2.4 A modification to the requirements of the land subdivision ordinance to permit
block lengths to exceed 1,320' in Block 4, Block 6 and Block 12 and to allow
double frontage lots for Lots 1, 2, and 3, Block 8.

General:

3. Final Plats will be scheduled on the Planning Commission agenda after:

3.1 You have completed or posted a surety to guarantee the completion of the
public streets, private roadway improvements, sidewalks, sanitary sewer
system, water system, drainage facilities, land preparation and grading,
sediment and erosions control measures, storm water detention/retention
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facilities, drainageway improvements, street lights, landscaping screens, street
trees, temporary turnaround and barricades, and street name signs.

3.2 The subdivider has signed an agreement that binds the subdivider, its
successors and assigns:

3.2.1 To submit to the Director of Public Works a plan showing proposed
measures to control sedimentation and erosion and the proposed
method to temporarily stabilize all graded land for approval.

3.2.2 To complete the private improvement shown on the preliminary plat and
Community Unit Plan.

3.2.3 To maintain the outlots and private improvements on a permanent and
continuous basis.  However, the subdivider may be relieved and
discharged of this maintenance obligation upon creating in writing a
permanent and continuous association of property owners who would be
responsible for said permanent and continuous maintenance.  The
subdivider shall not be relieved of such maintenance obligation until the
document or documents creating said property owners association have
been reviewed and approved by the City Attorney and filed of record
with the Register of Deeds.

3.2.4 To continuously and regularly maintain the street trees along NW 48th

Street,  the private roadways and landscape screens.

3.2.5 To submit to the lot buyers and home builders a copy of the soil analysis.

3.2.6 To pay all improvement costs.

3.2.7 To comply with the provisions of the Land Preparation and Grading
requirements of the Land Subdivision Ordinance.

3.2.8 To construct the sidewalk in the pedestrian way easement in Lots 7 &
8, Block 12 and Lots 4, 39, 80 & 81, Block 6 at the same time as NW
46th Street, W. Faesy Place and W. Milton Road are paved and to agree
that no building permit shall be issued for construction on the adjacent
lots on both sides of the easement until such time as the sidewalk in the
pedestrian way easement is constructed.

3.2.9 To perpetually maintain the sidewalks in the pedestrian way easements
at their own cost and expense.
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3.2.10 To protect the trees that are indicated to remain during construction and
development.

3.2.11 To properly and continuously maintain and supervise the private facilities
which have common use or benefit, and to recognize that there may be
additional maintenance issues or costs associated with providing for the
proper functioning of storm water detention/retention facilities as they
were designed and constructed within the development, and that these
are the responsibility of the land owner.

3.2.12 To relinquish the right of direct vehicular access from Lots 22-26, Block
8, Lots 1-12, Block 1 to NW 48th Street except as shown on the site
plan.

3.2.13 To inform all purchasers and users that the land is located within the turning
zone of the Airport Environs District and that all construction shall be in
conformance with the airport zoning requirements and the avigation and
noise easement and covenant agreement.

SPECIAL PERMIT CONDITIONS:

Site Specific:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department office and the plans are found to be acceptable, the
application will be scheduled on the City Council's agenda:

1.1 Revise the site plan to show:

1.1.1 All changes required on the preliminary plat.

2. This approval permits 869 dwelling units. 

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a revised and reproducible final plan
including 6 copies showing the following revisions and the plans are
acceptable:

3.2 The construction plans shall comply with the approved plans.



Hub Hall Heights Page 11
ANN #02010, CZ #3390, SP-CUP #1995, PP #02025

3.3 Final Plats shall be approved by the City.

STANDARD CONDITIONS:

4. The following conditions are applicable to all requests:

4.1 Before occupying the dwelling units all development and construction shall have
been completed in compliance with the approved plans.

4.2 All privately-owned improvements shall be permanently maintained by the
owner or an appropriately established homeowners association approved by
the City Attorney.

4.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

4.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

4.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

Prepared by:

Becky Horner
Planner

F:\FILES\Planning\PC\PP\02000\PP02025.hubhallheights.rdh.wpd
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